
Regular Meeting of the Planning Commission 
Tuesday, March 11, 2025 

7 pm Regular Meeting 
101 14th Street, Cloquet, MN 55720 

 
 

AGENDA 
 

 
1. Call to Order 

 
2. Roll Call 

 
3. Election of Chairperson and Vice Chairperson 

 
4. Additions/Changes to the Agenda 

 
5. Minutes from the February 11, 2025, Planning Commission meeting 

 
        ______________ 
 

6. Zoning Case 25-02; JBB Group LLC, Land Sale      
    

______________ 
 

7. Presentation – Federal EPA Brownfield Redevelopment Grant Planning Funds 
 

8. Planning Commissioner Applicants  
 

9. Commissioner’s Questions/Comments 
 

10. Adjourn 
 
NEXT MEETING:   
April 8th @ 7 pm 



Regular Meeting of the Planning Commission 
Tuesday, February 11, 2025 

7:00 p.m.   
101 14th Street, Cloquet, MN 55720 

 

1 
 

 
 
 
CALL TO ORDER 
 
Terri Lyytinen called the meeting to order at 7:00 p.m.  
 
ROLL CALL 
 
Attending: Planning Commission members: Terri Lyytinen, Brittany Kuschel, and Elizabeth 
Polling; Philip Demers City: John Kelley and Bill Helwig 
 
Absent: None 
 
Others Present: Gerard Sordelet, Pamela Sordelet, Amy Jackson, Mike Zavilla, Jeff Collins, 
Brian Spender,  
 
AGENDA ITEMS 
 
Additions/Changes to the Agenda 
None.  
 
January 14, 2025, Meeting Minutes 
Chairperson Lyytinen asked for any corrections or additions. Commissioner Kuschel asked that 
the motion for Zoning Case 24-20 be revised to state that Commissioner Polling seconded the 
motion to approve the variance.  
 
Motion: Commissioner Kuschel made a motion to approve the Planning Commission 

meeting minutes from January 14, 2025, Commissioner Demers seconded. 
(Motion was approved 4-0). 

 
Zoning Case 24-19: JBB Group LLC, Land Sale 
Chairperson Lyytinen introduced Zoning Case 24-19, JBB Group, LLC, Land Sale.   She asked 
Mr. Kelley to provide an overview.  Mr. Kelley stated the City of Cloquet is selling Lots 1 and 2 
in the Business Park to JBB Group, LLC. State Statute requires that a municipal land sale and its 
proposed use conform to the Comprehensive Plan. The proposed use of the land is for 
manufacturing and office building. The Comprehensive Plan for the area is “Highway 
Commercial” which allows for manufacturing/office businesses. 
 
There being no discussion Chairperson Lyytinen called for a motion.  
 
Motion: Commissioner Demers made a motion approving Resolution 24-19 a 

Resolution of the City of Cloquet Planning Commission finding that the JBB 
Group, LLC, development in the Cloquet Business Park conforms to the 
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general plans for the development of the City, Commissioner Polling 
seconded. (Motion passed 4-0) 

 
Zoning Case 24-18: JBB Group LLC, Site Plan 
Chairperson Lyytinen introduced Zoning Case 24-18, Site Plan and asked Mr. Kelley to provide 
an overview.  Mr. Kelley stated JBB, LLC is proposing a site plan for Collins Roofing and Sheet 
Metal for a 6,400 sq. ft. manufacturing/office building, and associated site improvements 
including a screened equipment and materials yard, parking and landscaping.  This property is in 
the OM – Office/Manufacturing District and the proposed use is permitted in this district.  
Representatives from Collins Roofing and Sheet Metal were present if there were any questions. 
 
There being no discussion Chairman Lyytinen called for a motion. 
 
Motion: Commissioner Kuschel made a motion recommending the approval of the 

site plan in the OM – Office/Manufacturing District for JBB Group LLC for 
Collins Roofing and Sheet Metal, Commissioner Polling seconded. (Motion 
passed 4-0) 

 
Zoning Case 25-01: CMK Properties, LLC, Variance 
Chairperson Lyytinen introduced Zoning Case 25-01, Variance.  She asked Mr. Kelley to 
provide an overview.  Mr. Kelley stated CMK Properties has submitted an application for a 
variance to the standard for outdoor display area of materials and merchandise for direct sale or 
lease larger than ten percent (10%) of the ground floor area of the principal building in order to 
provide an additional outdoor display area for a Tractor Supply Company store.  The applicant is 
proposing to construct a 21, 930 square foot building for a Tractor Supply Company store with 
outdoor merchandise display area along the front façade of the building.  Additionally, there is a 
proposed fenced area located on the south side of the building.  The proposed outdoor display 
area in front of the fence and within the fenced in area would exceed 10% of the ground floor 
area of the principle building.  A legal notice was published in the Pine Knot on January 31, 
2025, and property owners within 350 feet were sent notices of the public hearing.  Chairperson 
Lyytinen opened the public hearing.   Mike Zavilla with Tractor Supply Company was present to 
answer questions. 
 
There being no discussion Chairman Lyytinen closed the public hearing and called for a motion. 
  
Motion: Commissioner Polling made a motion recommending the approval of the 

Variance to outdoor display area larger than ten percent (10%) of the 
ground floor area of the principal building for CMK Properties, LLC.  
Commissioner Kuschel seconded. (Motion passed 4-0) 
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Zoning Case 24-22: CMK Properties, LLC, Site Plan 
Chairperson Lyytinen introduced Zoning Case 24-22, Site Plan.  She asked Mr. Kelley to 
provide an overview.  Mr. Kelley stated CMK Properties, LLC has submitted a Site Plan 
application for Tractor Supply Company.  The site is located at 1604 Highway 33 South.   The 
Site Plan is for a 21,930 square foot building, exterior fenced area, parking, and landscaping for a 
Tractor Supply Company store. This property is in the RC – Regional Commercial District and 
the proposed use is permitted in this district.  Mike Zavilla with Tractor Supply Company was 
present to answer questions. 
 
Commissioner Polling asked when the store was expected to be open.  Mr. Zavilla stated it was 
expected to open in about one year. 
 
There being no discussion Chairman Lyytinen called for a motion. 
  
Motion: Commissioner Kuschel made a motion recommending the approval of the 

site plan in the RC – Regional Commercial District for CMK Properties, 
LLC for Tractor Supply Store, Commissioner Polling seconded. (Motion 
passed 4-0)  

 
Chairperson Lyytinen closed the Planning Commission meeting at 7:15 p.m. 
 
Chairperson Lyytinen called to order the Board of Adjustments and Appeals meeting at 7:15 
p.m.  
 
Chairperson Lyytinen introduced Zoning Case 24-24, Appeal of an Administrative Decision and 
reconvened the public hearing from the January 14th, 2025 Board of Adjustments and Appeals 
meeting.   Commissioner Polling asked for clarification on the citation issued and the associated 
fine.  Attorney Helwig stated that the fine is $200 and there is a $95 court fee.  Commissioner 
Polling stated that she believes the process of making a decision on the appeal should not be 
considered by the Planning Commission.  Attorney Helwig explained the appeal process to an 
administrative decision is an appeal to the Planning Commission acting as the Board of 
Adjustments and Appeals to determine whether the zoning order was valid for violations to the 
zoning ordinance.  Attorney Helwig explained that the meeting was noticed as a reconvened 
public hearing to consider the evidence previously presented and to make a decision on the 
appeal from an administrative decision and that no new testimony or information could be 
presented at this time.   
 
Commissioner Polling asked that the appeal should be tabled for further consideration.  Attorney 
Helwig stated that a decision by the Board of Adjustments and Appeals was necessary at this 
meeting to meet the state statute requirements for final action on the appeal application under the 
60 day rule of M.S.S. 15.99.  Attorney Helwig stated the applicant would need to request an 
extension to allow further consideration of the appeal.   
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Mr. Sordelet stated that he had spoken with Attorney Helwig on several occasions at his office 
regarding the zoning violations.  Mr. Sordelet believes that the fence and accessory structure 
issues have been addressed, and he is compliant with the zoning requirements.   Attorney Helwig 
confirmed that Mr. Sordelet had met with him and that it was not his decision to confirm whether 
the violations had been addressed. Attorney Helwig stated that it was the Zoning Administrator 
who would make that decision.  
 
Mr. Sordelet stated that he had submitted a letter to Mr. Kelley asking that the fence and 
accessory structure be considered nonconforming.  Mr. Kelley stated that the letter that was 
submitted requested a variance.   
 
Commissioners discussed the appeal and what decision was being requested of them.  
Commissioner Kuschel stated that the commissioners were asked to confirm if the decision of 
the Zoning Administrator to issue the order for zoning violations was valid.   Commissioner 
Polling stated that the Planning Commission was not asked to consider an appeal.  Attorney 
Helwig stated that the zoning ordinance has provisions for the Planning Commission acting as 
the Board of Adjustments and Appeals to address an appeal of a decision made by the Zoning 
Administrator.  Mr. Kelley provided Commissioner Polling with the section of the zoning 
ordinance regarding planning commission duties titled appeals of a decision.   
 
Motion: Commissioner Kuschel made a motion to affirm the decision of the Zoning 

Administrators order for zoning violations noted in Zoning Case 24-24.  
Commissioner Lyytinen seconded.  (Motion passed 2-1) 

 
Chairperson Lyytinen adjourned the Board of Adjustments and Appeals at 7:49 p.m.  
 
Chairperson Lyytinen re-opened the Planning Commission meeting.   
 
Discuss Adult-Use Cannabis and Zoning 
Chairperson Lyytinen asked Mr. Kelley to provide an overview of the proposed zoning 
ordinance amendments.   Mr. Kelley stated that Commissioners had asked staff to prepare draft 
zoning ordinance provisions including definitions for cannabis retail and manufacturing 
businesses and identify zoning districts that each use would be permitted.   Mr. Kelley discussed 
the cannabis retail and manufacturing definitions and the proposed zoning districts for each use.  
Commissioner Polling stated the commission has discussed the proposed amendments at 
previous meetings and that staff should consider scheduling a public hearing in April.  
Commissioners discussed the work that has been completed to identify the appropriate zoning 
districts for cannabis retail and manufacturing business and are comfortable with scheduling a 
public hearing.  Mr. Kelley stated other requirements for adult-use cannabis licensing such as 
hours of operation, number of retail licenses, and distances from schools, parks and daycares 
would be regulated in Chapter 6 of the City Code for Licensing and Permits.   Attorney Helwig 
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stated that he is in the process of revising Chapter 6 for licensing and permitting of cannabis and 
hemp products.   
 
 
 
Commissioner’s Questions/Comment 
None. 
 
Next Meeting 
Tuesday, March 11, 2025 
 
The meeting adjourned 8:04 p.m. 
 
Respectfully submitted, 
 
 
 
John Kelley, City Planner/Zoning Administrator  
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To:   Planning Commission 
From:   John Kelley, City Planner/Zoning Administrator 
Reviewed By:  Holly Hansen, Community Development Director  
Date:   March 4, 2025 
 
 
ITEM DESCRIPTION: ZONING CASE 25-02:  LAND SALE – Cloquet Business Park 
 
 
Requested Action 
The Planning Commission is asked to approve Resolution No. 25-02. 
 
Background 
JBB Group LLC,  a limited liability company organized under the laws of the State of Minnesota 
(Collins Roofing and Sheet Metal) worked closely with the city, city’s development attorney, 
and Cloquet Economic Development Authority on both: 
 

1. REAL ESTATE PURCHASE AND DEVELOPMENT AGREEMENT RELATING TO 
THE SALE OF COMMERCIAL PROPERTY FROM THE CITY OF CLOQUET TO JBB 
GROUP LLC (Lot 1 and Lot 2, Block 5, Cloquet Business Park) 

 
2. REAL ESTATE PURCHASE OPTION AND DEVELOPMENT AGREEMENT 
RELATING TO THE SALE OF COMMERCIAL PROPERTY FROM THE CITY OF 
CLOQUET TO JBB GROUP LLC (Lot 3, Block 5, Cloquet Business Park) 

 
A key role of the Cloquet Planning Commission is to ensure that the sale of city property 
conforms with the Comprehensive Plan for the city, a requirement of  State Statute.  At the 
February 11, 2025 meeting the Cloquet Planning took action on (1) a submitted site plan review 
for Collins Roofing on Lot 1 and Lot 2, Block 5, Cloquet Business Park and (2) authorized that 
the sale of city property (specifically Lot 1 and Lot 2, Block 5, Cloquet Business Park) conform 
with the Comprehensive Plan for the city. 
 
On February 18th, the City Council authorized the sale of both the purchase and option for this 
project taking action on both the (1) REAL ESTATE PURCHASE AND DEVELOPMENT 
AGREEMENT RELATING TO THE SALE OF COMMERCIAL PROPERTY FROM THE 
CITY OF CLOQUET TO JBB GROUP LLC (Lot 1 and Lot 2, Block 5, Cloquet Business Park) 
and (2) REAL ESTATE PURCHASE OPTION AND DEVELOPMENT AGREEMENT 
RELATING TO THE SALE OF COMMERCIAL PROPERTY FROM THE CITY OF 
CLOQUET TO JBB GROUP LLC (Lot 3, Block 5, Cloquet Business Park).   
 
Unfortunately, the Planning Commission did not authorize the sale of Lot 3, Block 5, Cloquet 
Business Park.  While there was no site plan proposed for, nor submitted for, to the Planning 



Community Development Department 
101 14th Street • Cloquet MN  55720 

Phone:  218-879-2507 •  Fax:  218-879-6555 
 

 

 

Commission for Lot 3, Block 5, Cloquet Business Park, in order to legitimize the City Council’s 
approval on February 18, 2025 of the real estate purchase option and development agreement we 
need to return to the Planning Commission in order for closing to occur requesting review that 
the proposed potential future use by JBB Group LLC, a group with an office manufacturing 
business conforms to the Comprehensive Plan. 
 
Policy Objectives 
The term of the real estate purchase option and development agreement is three years from the 
point the city council authorized it on February 18, 2025 during which time JBB Group LLC can 
exercise the option.  As such Planning Commission must act to authorize the potential future 
land sale of Lot 3, Block 5, Cloquet Business Park.   
 
The Comprehensive Plan for this area is “Highway Commercial”.  The proposed land use as 
office/manufacturing use is consistent with the Comprehensive Plan.  This portion of the Cloquet 
Business Park has since been rezoned to Office Manufacturing which has overlapping uses and is 
complimentary to the Highway Commercial district. 
 
Financial Impacts 
None. 
 
Advisory Committee Action Requested  
In the future the Planning Commission should expect to receive a site plan proposal for a future 
project that is unknown at this time.  The option requires construction occur on the lot and be 
proposed prior to sale.  Since Council authorized the option on February 18, 2025, the Planning 
Commission must authorize the potential future sale of Lot 3, Block 5, Cloquet Business Park for 
the land use being in conformance with the Comprehensive Plan. 
 
Staff Recommendation 
Staff recommends that the sale of Lot 3, Block 5, Cloquet Business Park conforms with the 
Comprehensive Plan. 
 
Supporting Documents Attachments 

• Resolution No. 25-02 
• Location Map 
• Comprehensive Plan Excerpt  



STATE OF MINNESOTA 
 
COUNTY OF CARLTON 
 
CITY OF CLOQUET  
 
Commissioner _______________ offered the following Resolution and moved its adoption. 
 

RESOLUTION NO. 25-02 
      
A RESOLUTION OF THE CITY OF CLOQUET PLANNING COMMISSION FINDINGS 
THAT THE SALE OF CITY PROPERTY LOCATED IN THE IN THE CLOQUET 
BUSINESS PARK TO JBB GROUP LLC, A LIMITED LIABILITY COMPANY, 
ORGANIZED UNDER THE LAWS OF THE STATE OF MINNESOTA (COLLINS 
ROOFING AND SHEET METAL) WHICH IS ZONED OFFICE/MANUFACTURING 
CONFORMS TO THE GENERAL PLANS FOR THE DEVELOPMENT OF THE CITY 
 
 WHEREAS, the City of Cloquet (the "City") wishes to authorize the sale of Lot 3, Block 5, 
Cloquet Business Park.  The purpose of the sale of property, located in the OM- 
Office/Manufacturing zoning district, is for future expansion of an Office/Manufacturing business 
located adjacent to this property; and  
 
  NOW, THEREFORE, BE IT RESOLVED, the City of Cloquet Planning Commission 
(Commission) has reviewed the sale of city property to determine its conformity with the general 
plans for development within city.  The Comprehensive Plan directs this property to be Highway 
Commercial, however the Business Park has been rezoned to OM which includes overlapping uses 
with Highway Commercial, and the Planning Commission finds that the sale conforms to the 
general plans for the development of the city as a whole. 
 
The foregoing motion was duly seconded by Commissioner ______________ and being put to 
vote members voted: AYE: ____ NAY: ____ ABSENT: ____ 
 
PHILIP DEMERS  ___   BRITTANY KUSCHEL ___ 
 
TERRI LYYTINEN  ___   ELIZABETH POLLING ___ 
   
 
Passed and adopted this 11th day of March 2025. 
 
       CITY OF CLOQUET 
 
 
       __________________________ 
        TERRI LYYTINEN 
            CHAIR 
ATTEST: _______________________ 
         John Kelley 
         City Planner/Zoning Administrator 



LOCATION MAP 

JBB Group LLC 

 

 

 

 

 

NO SCALE 



 
 
 

 

 

Comprehensive Plan Excerpt 
 

City of Cloquet Comprehensive Plan Chapter 3: Land Use 

The Comprehensive Plan also guides the Cloquet Business Park north of Stark Road for 
highway commercial use. The business park and the future highway commercial use south of 
the Stark Road should complement each other. Potentially, the business park could 
accommodate primarily office/showroom/warehouse uses, whereas the future highway 
commercial use to the south could accommodate primarily retail, restaurants, car dealerships, 
and motels.  
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To:   City of Cloquet Planning Commission 
From:   Holly Hansen, Community Development Director 
Date:   February 28, 2025 
 
 
 ITEM DESCRIPTION: Arrowhead Regional Development Commission (ARDC) 

Planning: Arrowhead Brownfield Assessment Program 
 
 
Background 
After the Arrowhead Regional Development Commission (ARDC) 
Planning was awarded $600,000 in U.S. Environmental Protection 
Agency (EPA) Brownfield Assessment Grants (federal), the 
Arrowhead Brownfield Assessment Program was formed by ARDC 
and its coalition partners: the Cities of Cloquet, Cohasset, Grand 
Rapids, International Falls, and Two Harbors and Aitkin County to 
formulate project uses for the EPA Brownfield Assessment 
Coalition Grant.  These communities are part of the ARDC 

Brownfields Advisory Committee and direct workload tasks in 
partnership with the project consultant Stantec. 
  
The goal of the Arrowhead Brownfield Assessment Program is to 
begin restoring environmental health and community prosperity by 
starting to return underutilized industrial and commercial properties 
to productive uses.  The Program can assist with a wide range of 
environmental assessment activities on public and private properties 
including: 

• Developing a brownfield inventory 
• Evaluating eligible sites impacted by petroleum or 

hazardous substances 
• Conducting Environmental Site Assessments (Phase I and II 

ESAs) 
• Conducting site investigations, remedial action, and reuse 

planning 
• Conducting Asbestos, lead-based paint, PCB/Mercury Light 

Ballasts/Switches, misc. debris (surveys necessary for renovating/demolishing older 
structures) 

U.S. EPA Definition: 

“Brownfields are real property, the 
expansion, redevelopment, or reuse of 
which may be complicated by the 
presence or potential presence of a 
hazardous substance, pollutant, or 
contaminant.” 

U.S. EPA Coalition Assessment Grants  
Logistics 

• $600,000 awarded in funding 
• 5-year grant term (October 1, 

2020 - September 30, 2025) 
• 100% grant funded – no match 

funds required  
• Public and privately owned sites 

are eligible 
• ARDC seven county area 

Goals 
• Identify, prioritize, and complete 

environmental assessments 
and/or remedial/reuse planning 
activities  

• Assist with positioning sites for 
redevelopment and reuse 
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Policy Objectives 
Project goals of the brownfield grant include: 

• Plans to safely cleanup properties and development of brownfield reuse plans that will 
result in a safer and healthier community 

• Reduction in pollutant runoff and migration as a result of greener redevelopment 
• Use of assessment results to plan for safe removal or remodeling of blighted buildings 
• Increased public awareness of the potential hazards of brownfields 
• Redevelopment of brownfield sites 
• Creation of parks and greenspace 
• Leveraging of private and other investments 
• Job creation 
• Increased property and sales tax revenue and increased property values    

 
Financial /Budget/Grant Considerations 
Over the past 5 years, staff has worked with ARDC to 
leverage these funds for needs in Cloquet.  Grant funds 
have been used for: 

• Phase I Hotel Solem 
• Phase II Sunnyside Apartments 
• Phase I Angell Property (FDL 

Reservation/Cloquet) 
• Phase I Best Oil lot 
• Phase I, Phase II, sampling, and reuse planning 

Brenny Dahl  
 
Advisory Committee/Commission Action 
With the final year left for the grant project, the ARDC 
Brownfields Advisory Committee is shifting focus to 
Brownfield Reuse Redevelopment Planning Activities 
such as: 

• Existing conditions assessment (utilities & roads)  
• Market analysis 
• Identify opportunities & constraints 
• Community visioning 
• Redevelopment plan 
• Implementation strategy 

 
Cloquet’s proposal to utilize Brownfield Reuse Planning 
funding for the Brenny Dahl site has been selected (along 
with another site in Grand Rapids) and grant funded at 

U.S. EPA Coalition Assessment Grants  
Anticipated Outputs 

• Inventory of potential brownfield sites 
through the region 

• Phase I ESAs for up to 20 sites or parcels 
• Phase II ESAs for up to 16 sites or parcels 
• Asbestos, lead-based paint, and hazardous 

building materials surveys for up to 6 sites 
• Response Action Plans for up to 8 sites  
• “Area-wide” reuse plans for 3 brownfield 

impacted areas or neighborhoods 
• Public outreach meetings, materials, and 

other media postings, as appropriate 
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$104,162: 
 
Brenny Dahl – Environmental & Redevelopment Planning 
Task Estimated Cost 
New Phase I ESA $5,229  
Site-Specific Sampling and Analysis Plan (SSSAP) Update $2,459  
Phase II ESA $44,104  
*Asbestos and Hazardous Material Survey $13,870  
Redevelopment Planning $38,500  
Total $104,162  
*cost estimates subject to change based on the findings and updates 
   
We are excited to collaborate with the property owner and project consultants on this site to 
consider and assist its future redevelopment.  This grant is a tremendous opportunity to assist the 
property and its opportunities moving forward.  Thank you ARDC for the opportunity and to 
Stantec for the broad suite of consulting services! 
 
Supporting Documents Attached 

• EPA Brochure 
 

• ARDC EPA Brownfield Assessment Coalition Grant summary of activities 2020-
December 2024 
 
 
 



  

Why revitalize brownfield 
sites? 
 Increase property values 
 Reuse existing infrastructure 
 Encourage public/private partnerships and 

redevelopment opportunities 
 Eliminate blight impacts to neighboring 

properties 
 Support job creation and retention 
 Strengthen the community 
 Address and help reduce threats to public 

health and the environment from known or 
undocumented contamination 

 Minimize potential impacts to surface and 
drinking water sources 

  

 
 
 

  

 

ARROWHEAD 
BROWNFIELD 
ASSESSMENT 
PROGRAM 
 
 

Learn more information at 
ardcplanning.org/brownfields 

 

Contact 
Arrowhead Regional Development 
Commission (ARDC) 
ARDC Planning Division 
Josh Bergstad, Principal Planner 
(218) 529-7516 
jbergstad@ardc.org 
 2021 



What is a brownfield? 
The U.S. EPA defines a brownfield as “real 
property, the expansion, redevelopment, or 
reuse of which may be complicated by the 
presence or potential presence of a 
hazardous substance, pollutant, or 
contaminant.” 

Most industrial sites and commercial sites will 
meet the definition of a brownfield if they are 
abandoned, vacant, or even just 
underutilized. 

Did you know? 
 Approximately 30% of sites assessed by 

previous U.S. EPA brownfield grant 
recipients were found to be clean 
enough that no environmental cleanup 
was needed prior to redevelopment 

 On average, 80% of brownfields sites 
will not be redeveloped without some 
type of initial public assistance, i.e., 
either pro-actively addressing the sites, 
or fleshing out environmental concerns 
and potential costs associated with 
them 

 Brownfield redevelopment is one of the 
most important sustainable land use 
practices, saving developers and local 
taxpayers’ significant infrastructure 
costs through reuse, versus greenfield 
(sprawl) development 

 SBA & HUD studies suggest that, on 
average, 1 job will be created for every 
$13,000 - $17,000 in public investment in 
brownfield redevelopment 

 Various studies suggest that $8 - $17 of 
private investment can be leveraged for 
each $1 of public investment in 
brownfield assessment or cleanup 

   

 

 
 

   

 

 
 

 

Frequently Asked 
Questions (FAQs) 
Who pays for this work? For eligible 
priority sites, 100% of the costs can be 
covered for approved activities. 

Will an environmental site assessment 
(ESA) affect the value of my property? 
No. 

How can this assistance enhance the 
value of my property? ESAs allow 
property owners to quantify the amount 
of contamination on a property (if any). 
For properties with little to no 
contamination, this knowledge may 
increase marketability. For sites with 
significant contamination, property 
owners can realize increased value 
through cleanup, tax incentives, and 
received liabilities. 

Will an ESA trigger a requirement that I 
take action? The program is voluntary. In 
certain cases, Phase II results may trigger 
reporting requirements to agencies. If a 
Phase II is recommended and you 
provide approval for the work, Stantec 
will discuss the pros and cons associated 
with potential outcomes. 

Will I have control over the work done? 
Yes, you will have the right to stop 
participation in the program at various 
phases of the assessment process. 

What’s the catch? There is NO CATCH! 
ESAs and/or related activities can be 
conducted using grant funds at no cost 
to the property owner. Participation is 
voluntary and no grant match is 
required! 

Available Funding 
$600,000 in EPA Brownfield Coalition 
Assessment Grant funding was awarded to 
ARDC in 2020. These funds can: 

 Develop a Brownfield inventory 
 Evaluate eligible sites impacted by 

petroleum or hazardous substances 
 Conduct Environmental Site 

Assessments (Phase I or II ESAs) 
 Conduct site investigations, remedial 

action, and reuse planning 
 Asbestos and lead-based paint 

surveys 

In addition, funding assistance may be 
available from cities, the State of 
Minnesota, the U.S. EPA, or other federal 
agencies to assist with cleanup and 
development of sites assessed using EPA 
funds. Contact us today to see if your 
property qualifies for brownfield 
redevelopment funding. 



December 5, 2024 
 

FY2025 ARDC EPA Brownfield Assessment Coalition Grant Meeting  
Summary of Project Activities 10/1/2020 – 9/30/2024 

Grant Period 10/1/2020 – 9/30/2025 

 
Summary of Activities by Year 

October 2020- September 2021:  

• Preparation of a Quality Assurance Assessment Plan (QAPP) 

• Initial inventory of potential brownfields sites for screening developed 

• The Memorandum of Agreement (MOA) with the Coalition Members was fully executed 

• Property Eligibility Determinations (PEDs) for Brenny Dahl Block Company (Cloquet), Best Oil 
(Cloquet), Stock Tire (International Falls), MN Avenue Property (Aitkin), Cohasset Mill & 
Lumber, Two Harbors DNR Waterfront, Burlington Bay (Two Harbors), Kellin Property (Grand 
Rapids), North Shore Gas (Two Harbors), Lila Angell Property (Cloquet) and Angell Property 
(Cloquet) submitted to and approved by Environmental Protection Agency/Minnesota Pollution 
Control Agency (EPA/MPCA) 

• Brownfield Advisory Committee (BAC) kick-off meeting held 

• Phase I Environmental Site Assessments (ESAs) Lila Angell Property, Angell Property, and 
Best Oil submitted to EPA 

 
October 2021 - September 2022:  
 

• Annual QAPP Update submitted to EPA 

• Continue inventory of potential brownfields sites 

• PEDs for WWTP (Grand Rapids) and Itasca County Farm Service (Grand Rapids) submitted to 
and approved by EPA/MPCA  

• Phase I ESAs for MN Avenue, Cohasset Mill & Lumber, Brenny Dahl Block Company submitted 
to EPA  

• Kellin Site-Specific Sampling and Analysis Plan (SSSAP) submitted and approved by EPA 

• Created an EPA Brownfield Assessment Grant Sequence of Events document 

• Second BAC meeting held 

• Kellin Phase II ESA Report submitted to EPA 
 

October 2022 – September 2023: 

• Annual QAPP Update submitted to EPA 

• PEDs for Solem Hotel (Cloquet) and Johnson Elementary School (Two Harbors) submitted to 
and approved by EPA/MPCA  

• Phase I ESAs for Itasca County Farm Service, Solem Hotel, Johnson Elementary School, 
submitted to EPA 

• SSSAPs for Itaska County Farm Service, Kelin Property and WWTP submitted to and approved 
by EPA 

• Phase II ESA for Kellin Property submitted to EPA 

 

 

 

 

 

 



December 5, 2024 
 

 
October 2023 – September 2024: 

• Annual QAPP Update submitted to EPA 

• Continued inventory of potential brownfields sites 

• PEDs for Two Harbors Dump, Two Harbors Dump Relocation, Sunnyside Apartments (Cloquet), 
Former Suburban Lanes (Hibbing), Shallow Lake Store (Warba), Palisade Dump, Multimodal 
Transportation (International Falls) submitted to and approved by EPA/MPCA    

• Solem Hotel, Sunnyside Apartments, Brenny Dahl Block Company, WWTP SSSAPs submitted 
to and approved by EPA 

• Phase I ESAs for Former Suburban Lanes, Shallow Lake Store and WWTP submitted to EPA 

• Phase II ESAs for Itasca County Farm and Sunnyside Apartments submitted to EPA. 

 

Grant Spotlight 

If a PED is approved by the EPA/MPCA, Grant Funds can be used to conduct Site Reuse Assessment, 

Land Use Assessment, Market Study, Infrastructure Evaluation, Community Health Assessment, Site 

Disposition Strategy, Site Reuse Vision, Brownfields Revitalization Plan, Resource Roadmap and 

Evaluation of Market Viability 

 
Summary of Estimated Project Outputs/Deliverables (10/1/2020 to 9/30/24) 

 

Outputs/Deliverables Total # in CA 
Work Plan 

Total # in 
Progress 

Total # 
Completed 

Total # Completed 
or In Progress  

Brownfield Inventory 1 1 0 1 

Property Eligibility Determination (PED) Requests 20  0 24 24/37** 

Master Quality Assurance Project Plan (QAPP) 1 0 1 1 

Annual QAPP Update 3 0 3 3 

Phase I Environmental Site Assessments (ESAs) 20 4 13 17/28** 

Site-Specific Sampling and Analysis Plan  

(SSSAP)/Phase II ESAs 

16 0 7 7/9** 

Asbestos and Regulated Building Material (RBM) 
Surveys 

6 0 0 0 

Response Action Plan (RAP)  8 1 0 1 

Area-Wide Reuse Planning 3 0 0 0 

 
** = Number of Parcels 
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January 22, 2025 

Mr. Joshua Bergstad, AICP   
Principal Planner  
ARDC Planning 
Phone: 218-529-7516 
jbergstad@ardc.org 

Reference:  Site Redevelopment Planning – Brenny-Dahl Site   

Dear Mr. Bergstad: 

Stantec Consulting Services, Inc. (Stantec) is pleased to present this proposal for Site 
Redevelopment Planning for the former Brenny-Dahl Site, located on Voyageur Highway (Hwy 33) 
in the City of Cloquet, Minnesota. The following scope of services outlines the required tasks 
necessary to perform brownfields site redevelopment planning services as requested per our call 
on January 7th. We look forward to assisting you with this exciting brownfield redevelopment 
opportunity.  

Scope 

Stantec understands that the proposed project includes four contiguous parcels #06-510-5440, 06-
510-5450, 06-510-5430, 06-510-5495 and totals approximately 28.64 acres, per Carlton County GIS.   

The site was formerly the Brenny-Dahl Concrete 
Block Co. which ceased operation in 2012. 
Stantec understands the ARDC and site property 
owner desire redevelopment planning services 
to help market the site to future development 
partners. To support this site redevelopment 
planning project, our team will conduct existing 
conditions analysis, due diligence, targeted 
stakeholder interviews, a hotel/market analysis, 
master plan design and rendering services. The 
project will conclude with a final master plan 
report and implementation strategy to support 
the sites advancement towards redevelopment.  
The above-mentioned planning tasks are 
outlined in the following scope of services.  
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Task A: Project Kickoff & Existing Conditions 
At the project kickoff, Stantec will hold a kickoff meeting with ARDC, the City of Cloquet staff, the 
property owner, and any identified stakeholders to confirm project goals and establish the project 
milestones and schedule. Following project kickoff, the Stantec team will initiate the Existing 
conditions phase of the project which will include the following tasks:  

Due Diligence: Our team will conduct a desktop review of local and regional ordinances to 
fully understand land use, zoning, stormwater, floodplain and other regulatory constraints that 
should be considered in redevelopment.  Stantec will conduct a desktop review of local and 
regional planning documents that may inform the development of the site.  Virtual meetings 
with local staff may be conducted as necessary to fully understand the design parameters. 
Stantec assumes a boundary and topographical survey will not be provided for this project. A 
project site base map will be generated in CAD, utilizing publicly available GIS data provided 
by the city/county, or other publicly available data. Necessary data for this task includes, but 
not limited to the following: parcels; floodplain; contours; existing building footprints; utilities; 
floodplain; hydrology; aerial imagery.  

Environmental Analysis: Stantec will review environmental assessment reports to understand 
the brownfield contamination potential per the previously completed Phase I ESA. We will 
consider environmental impacts in the redevelopment strategy for the site.   

Stormwater & Utility Analysis: Stantec will provide a desktop analysis of utility availability and 
capacity to support redevelopment, including, but not limited to, electric, gas, water, 
communication, sewer, considering specific circumstances and restrictions from permitting 
agencies. Stantec will review stormwater needs for the proposed redevelopment and 
conceptually locate and size stormwater management facilities needed to support the 
proposed reuse  

Stakeholder Interviews: Stantec will virtually interview up to three (3) local stakeholders that 
may inform the project redevelopment and direction. Stakeholders for this site may include 
real estate professionals, neighboring business owners, parks and recreation staff, etc. 
Stakeholders will be identified and coordinated by the city staff.  

Deliverable: Existing Conditions Summary Memo  

Task B: Market Analysis  

Stantec will assess the market viability for a limited-service hotel, commercial/retail use and multi-
family housing on the Brenny-Dahl site (“subject site”) in Cloquet, Minnesota, which is located on 
the west side of Highway 33 immediately south of the Minnesota National Guard Armory building. 

The assessment will examine market viability through a demand and supply analysis of Cloquet 
and the larger Duluth-Superior metropolitan area within which Cloquet is located. The demand 
analysis will focus on key demographic and economic trends and characteristics. The supply 
analysis will be based on an inventory of existing and pending facilities (for hotels, retail and 
multifamily apartments) as well as an assessment of current market conditions, such as occupancy 
and pricing trends. 
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Based on the demand and supply analysis, we will project the level of market support for new 
hotel rooms, retail space and apartment units in Cloquet and the portion that can be captured 
by the subject site.  

In 2024, Stantec conducted a comprehensive housing study for the Cities of Cloquet and Scanlon. 
The study included a thorough analysis of the socio-economic conditions in Cloquet and the 
surrounding region as well as a detailed breakdown of housing needs by type. Therefore, this study 
will incorporate data and analysis from the recent housing study. Below is a description of the tasks 
needed to complete the analysis.  

Site Analysis 
 Assess access and visibility for the subject site.  
 Review traffic volumes on roadways adjacent to and near the subject site. 
 Identify nearby land uses and orientation of the subject site. 
 Assess the proximity of the subject site to retail and other goods and services of interest to 

hotel customers and apartment residents.  

Socio-Economic Analysis 
 Using data from the Cloquet Housing Study, examine population, household, and 

employment growth trends and projections for Cloquet and the Duluth-Superior 
metropolitan area. 

Hotel Analysis 
 Define the competitive trade area for a hotel on the subject site. 
 Identify and survey major room-night generators (i.e., uses that consistently drive demand 

for lodging, such as hospitals, colleges and universities, recreation areas, major employers, 
etc.). 

 Identify destinations, events, and other special amenities in and near the trade area that 
would attract the leisure market segment. 

 Interview local chamber of commerce and/or economic development staff within the 
trade area regarding current and potential hotel utilization from scheduled events, 
business travel, recreational opportunities, etc.   

 Review historical limited-service hotel market trends (e.g., occupancy, room rates, room 
supply, room demand, room revenue) for comparable hotel properties in the trade area. 

 Inventory comparable lodging facilities in the immediate areas of the subject site; collect 
data on type of property, year built, number of rooms, room types, rates, and property 
features and amenities (including food and beverage outlets and meeting/banquet 
space). 

 Identify any planned or proposed hotel facilities within the trade area and assess their 
impact on the demand. 

Retail Analysis 

 Define the market area for retail trade on the subject site 
 Identify existing demand drivers for new retail development appropriate for the subject site 
 Examine the supply of retail square footage relative to similar market areas to understand 

current retail needs 
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 Gather data on occupancy levels, rent prices, and existing supply of retail serving the 
trade area 

 Identify new and proposed retail facilities in the subject area 
 Interview commercial property realtors and available developers to assess potential of the 

site for new retail development 

Multi-family Housing Analysis 
 Based on data and findings from the Cloquet Housing Study, estimate the number and 

type of multi-family housing units that could be supported on the subject site. 
 Use data from the Cloquet Housing Study to explore alternative ownership options on the 

site oriented towards entry-level housing 
 

Deliverable: Market Analysis Report 

Task C: Preliminary Site Design  
Stantec will synthesize the findings of Task A and B into an opportunities and constraints exhibit. This 
exercise will identify developable area, design parameters, environmental and site constraints for 
redevelopment.  Stantec will develop a preliminary site design concept for the project site that 
outlines the optimal redevelopment scenario, informed the exhibit and by the market analysis 
findings. The preliminary site design concept will include building footprints/ square footages, 
parking layouts and counts, pedestrian flow, driveways and vehicular flow, site amenities, 
parks/public realm improvements, and conceptual landscaping improvements. The preliminary 
site design concept will be developed in plan view, drafted in CAD, and color rendered to clearly 
illustrate the proposed design.  The site redevelopment vision will be strengthened by precedent 
imagery. Stantec will present the redevelopment design to city, property owners, ARCD and 
project stakeholders virtually for input. Up to two rounds of site revisions will be provided per input 
and feedback.  

Deliverables: Opportunities and constraints exhibit, preliminary site design concept and visioning 
imagery.  

Task D: Final Master Plan Report  
Stantec will incorporate final feedback into a final redevelopment design for the site.  The final 
master plan design will include one plan view rendering of the site and up to two (2) birds-eye 
perspective view rendering of site massing to assist the final visioning for the project. Architectural 
detail of the proposed buildings is not included in this scope of services.  
 
Stantec will develop a final redevelopment planning deliverable for the project which will 
summarize the findings of the existing conditions, market study, stakeholder input, and concept 
design.  The report will outline the proposed development data for the proposed master plan and 
a summary of the proposed uses, broken down by SF for each, in addition to site improvement 
needs to support reuse.  
 
The final master plan report will include an implementation strategy to, including funding 
suggestions, to help advance the project forward to implementation. Stantec will present the final 
master plan design virtually to the staff and stakeholder group.  
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Deliverables: Final Master Plan Report PDF 

Exclusions: Typical services not included in the Fee are as follow. The Client shall approve all 
additional services in writing. Standard hourly rates will apply unless fixed fee services are 
negotiated on a case-by-case basis. All Services not specifically included in base fee, including 
services in connection with Client scope increases or decreases. 

 
 Environmental remediation is not included in this scope of services, but can be provided 

by Stantec at an additional fee.  
 Opinion of Probable Cost is not included in this scope of services by can be provided by 

Stantec at an additional fee.  
 Site boundary and topographic survey for base map preparation is not included in this 

scope of services. The base map for the site will be based on publicly available GIS data. 
No assurances are expressed or implied that the approximated boundary and topography 
will accurately represent actual site conditions. Stantec can provide a topographic and 
boundary survey for an additional fee.   

 Utility and stormwater analysis will be conducted utilizing publicly available and GIS data, 
supplemented with existing conditions photos. Site survey and underground utility survey is 
not included in this scope of work.  

 The design will include conceptual grading, stormwater, and utility needs are included in 
this scope. Detailed grading, utility design, detailed stormwater management, permitting, 
engineering, and/or construction documents are not included in this scope of service.  

 Detailed Architectural Design  
 Soils engineering, geotechnical or reports. 
 Variances or Entitlements, Legal Descriptions, or Special Planning Processes. 

Schedule 

We anticipate completing the project within 3 months of project kickoff.  

Fee 

Stantec appreciates the opportunity to provide this proposal. If you have any questions or need 
additional information, please do not hesitate to call.  

Task  Fee  

Task A: Project Kickoff & Existing Conditions $5,500 

Task B: Market Analysis $10,000 

Task C:  Preliminary Site Design $10,500 

Task D: Final Master Plan Report  $12,500 

Total Fee:  $38,500 
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Regards, 

 Stante Consulting Services 

Lindsey Brown    
Project Manager/Funding Specialist 
Phone: 262-649-0124 
Email: lindsey.brown@stantec.com 

 

Kaitlyn Woolard, PLA   
Landscape Architect  
Brownfield Asset Transformation  
Phone: 864-608-4805  
Email: Kaitlyn.woolard@stantec.com 

 



 
COMMUNITY DEVELOPMENT DEPARTMENT 

101 – 14th Street • Cloquet MN  55720 
Phone:  218-879-2507 • Fax:  218-879-6555 

www.cloquetmn.gov 
 
 

MEMO 
 
 
To: Planning Commission 
From: John Kelley, City Planner/Zoning Administrator 
Date: March 4, 2025 
 
 
ITEM DESCRIPTION: Planning Commissioner applications 
 
 
The Planning Commission currently has a vacancy for one commissioner.   The city has received 
two applications for consideration regarding the appointment of a new commissioner (see 
attached).  The applicants will be attending the March 11, 2025, Planning Commission meeting 
for informational purposes and to introduce themselves.    City council will make the final 
decision on appointment of a new Planning Commissioner. 
 

http://www.cloquetmn.gov/


John Kelley
Highlight



(01/2024) 

ADMINISTRATIVE OFFICES 
101-14th Street, Cloquet MN 55720 

Phone: 218-879-3347  Fax: 218-879-6555 
www.cloquetmn.gov 

email: kstarnold@cloquetmn.gov 

 
 
 
 

 

Application for Appointment to 
Advisory Boards and Commissions 

 
Name:   

   

Date: 

   

Address 

 

Email: 

 

Home Phone: 

 

Work Phone: 

 

Cell Phone: 

 

How long have you lived in Cloquet? 

 

Years/Months: 

  

Which Ward? 

  

What Cloquet community activities have you been involved in? 

 

Please describe any previous experience you have which is similar to serving on a volunteer Advisory Board/Commission.  
 
 

Do you have a preferred Board/Commission that you are interested in serving on?   Yes   No 

If yes, fill in the name of Board/Commission: 

   

Would you consider an alternate appointment? Yes   No 

If yes, which one? 

 

Please describe any schedule conflicts with the regular meeting schedules for the Board/Commissions  i.e., routine 
travel, work schedules and the like. 
   

Why do you wish to be on a Board/Commission?  
   

Please describe any other relevant information you would like us to know.  
 

* * * Attach Additional Sheets, if necessary * * * 
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	Rossing application

	Name: Michael J Rossing
	Date: 2/28/25
	Address: 1413 Billy Jon Road Cloquet MN 55720
	Email: 
	Home Phone: 
	Work Phone: 
	Cell Phone: 
	How long have you lived in Cloquet: 
	YearsMonths: 52 Years & 8 Months
	Which Ward: #1
	What Cloquet community activities have you been involved in: 
	Please describe any previous experience you have which is similar to serving on a volunteer Advisory BoardCommission: Cloquet Board of Adjustments and Appeals, included variances.
	If yes fill in the name of BoardCommission: Planning Commission 
	If yes which one: Citizens Advisory Board. Would consider other boards / commissions.
	Please describe any schedule conflicts with the regular meeting schedules for the BoardCommissions  ie routine travel work schedules and the like: I have no scheduled conflicts 
	Why do you wish to be on a BoardCommission: I think I was of value being on the board of adjustments and appeals and was going to move on to the panning commission, but I had scheduling conflicts that would not allow it.
	Please describe any other relevant information you would like us to know: I retired from Potlatch after 29 years. I was was in various positions IE Engineering, Supervisory, Manager of Engineering
and Manager of Maintenance. I have been a E&I Engineer consultant for the last 24 years as inspector of equipment for Enbridge and Rockwell.
I also Worked on the USS Freedom combat ship as an E/I technician.
I was going o sign up for the Ward 1 council seat but a more qualified person applied.
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